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This presentation covers:



Purpose of Trust Fund Construction Funding

Create, preserve, and expand affordable 

housing in the City of St. Louis



What type of 
housing 

construction is 
eligible?

New Construction of for-sale homes

New Construction of rental housing



What type of 
housing 

construction is 
eligible?

Rehabilitation of for-sale homes

Rehabilitation of rental housing



General Terms & Guidelines

What is Affordable Housing?

Housing is considered affordable when it does not cost more 

than 30% of household income.



Fall 2022 Funding Round Sources

Affordable Housing Trust Fund - $5,719,372

American Rescue Plan Act State and Local Fiscal Recovery Funds - $2,000,000

Equitable Development Contribution - $900,000 within the 2021 17th ward 

boundaries and $400,000 north of Delmar Boulevard

The Affordable Housing Commission will be awarding funds from three 

sources during this round.  AHC has combined the application process 

for the three sources of funds.



Housing Developers may apply for funding for For-Sale Housing or for Rental Housing.  Separate 

application forms are available for each type of request.  The Commission may award funds from a 

combination of funding sources.  Developers may opt out of consideration for the American 

Rescue Plan Act State and Local Fiscal Recovery Funds (SLFRF) on Page 1 of the application.



2022 Income 
Guidelines

All Trust Fund-assisted housing 

must serve households earning 

at or below 80% of the Area 

Median Income

2022 Income Guidelines

City of St. Louis Income Limits for Applicable Programs

Family 

Size 1 2 3 4 5 6 7 8

20% $13,608 $15,552 $17,496 $19,440 $20,995 $22,550 $24,106 $25,676

30% $19,950 $22,800 $25,650 $28,450 $32,470 $37,190 $41,910 $46,630

40% $27,216 $31,104 $34,992 $38,880 $41,990 $45,101 $48,211 $51,353

50% $33,250 $38,000 $42,750 $47,450 $51,250 $55,050 $58,850 $62,650

60% $40,824 $46,656 $52,488 $58,320 $62,986 $67,651 $72,317 $76,985

70% $47,628 $54,432 $61,236 $68,040 $73,483 $78,926 $84,370 $89,867

80% $53,150 $60,750 $68,350 $75,900 $82,000 $88,050 $94,150 $100,200

St. Louis Area (MO-IL) Median Family Income (AMI) for year 2022 is $97,200.
Source:  HUD April 2022, Effective April 2022.



• - Non-profit organizations working with a housing or neighborhood 

organization (sponsor)

• - For-profit developers/private builders working with a housing or 

neighborhood organization (sponsor)

• - Property owners working with a housing or neighborhood organization 

(sponsor)

• AHC’s ordinance requires all Trust-Fund assisted developments have a 

housing or neighborhood organization sponsor.  The purpose is to get the 

developer to work with the residents and to align development goals with 

community goals.

Who is eligible to apply for Development Funding?



• 1) What you’re going to do

• 2) Who it’s for

• 3) Why it’s needed

• 4) How it will get done

Projects should solve a problem



Examples:

Acquire and comprehensively rehabilitate 4 3-bedroom, energy-efficient 

homes within ½ mile of a frequent service bus route.  After 

rehabilitation, the homes will be rented to families earning ≤70-80% AMI 

(moderate-income) residents for 30 years.

Construct new, energy-efficient, for-sale homes to be sold to households 

earning ≤80% AMI.  The parcels are within ½ mile of a metro stop and 

are located in an increasingly popular neighborhood where housing 

costs are rising faster than incomes and lower-income residents are 

being displaced. Construction and sale of AHC-assisted homes will 

expand home ownership to moderate income households, ensuring 

moderate income households are able to remain in the neighborhood. 

Frame the proposal as a solution

Explain how your project solves a housing problem.



- Propose housing, shelter, or housing services for persons and families 

with incomes at or below 20% of the area median income.

- Propose permanent supportive housing for special needs and 

vulnerable populations with incomes at or below 30% of the area median 

income.

- Propose housing, shelter, or housing services for persons and families 

with incomes at or below 65% of the area median income.

- Proposes housing, shelter, or housing services for persons and families 

with incomes at or below 80% of the area median income and is located 

within a U.S. Department of Housing and Urban Development Qualified 

Census Tract in the City of St. Louis (2022).  

https://www.huduser.gov/portal/sadda/sadda_qct.html.

Priorities, Page 1



- Provide assistance or initiatives that prevent homelessness for 

households or individuals earning at or below 80% AMI.

- Develop affordable housing units while advancing fifteen (15) or more 

objectives outlined in the City's Sustainability Plan.

- Develop affordable housing within one half-mile of public 

transportation.

- Comprehensively retrofit or rehabilitate affordable housing units to a 

national green building standard (LEED, Enterprise Green, NGBS, etc.), 

or have an energy audit with a HERS of 85 or less.

Priorities, Page 2



Properties may be scattered.

Keep the properties within 4 blocks.  

Keep each proposal within a single ward.

If a project spans 2 wards, separate it into 2 proposals.

Applicants must have site control (ownership such as a warranty deed, 

an option, or a sale agreement) at the time of application.

Determine how the project aligns with the neighborhood plan.

Does the project strengthen and capitalize on existing assets to benefit 

the neighborhood?

Project Considerations, slide 1



Get a bid from a reputable general contractor.

Develop a Construction Budget and a Development Budget:

Construction Budget: the amount of money allotted for a specific 

building or remodeling project. Construction budgets include all 

construction costs and expenses.

Development Budget: all costs which will be incurred in developing the 

housing, and all sources of funds to pay for them. These are one time 

costs incurred between the time a project is conceptualized and the time 

it is fully occupied.

Project Considerations, slide 2



Determine how many units will be developed.

AHC-assisted units may be a subset of total units developed.   

Determine your target market.  

Who are your renters?

Will supportive services be provided?

Does the marketing plan support the rent? Does the project support its 

debt?

Who are your buyers?  

Does the marketing plan support the proposed home prices?

What is your plan to sell the homes quickly (within 1-year)?

Project Considerations, slide 3



The 2019 Market Value Analysis is ready to use.  All applicants are 

required to include information from the MVA in their proposal.

The MVA is a data-based tool to inform revitalization efforts.  It generates 

reliable market data and local conditions by Census block groups so 

developers, planners and others can develop effective strategies to 

capitalize on assets, stimulate investment and preserve and stabilize 

neighborhoods.  Go to:

www.stlouis-mo.gov/data/dashboards/market-value-analysis/index.cfm

Determine the MVA for your selected site.

Use the market value analysis to align your proposal to respond to the 

market from a position of strength while supporting sustained 

growth.market-value-analysis/index.cfm

Market Value Analysis (MVA)

http://www.stlouis-mo.gov/data/dashboards/market-value-analysis/index.cfm


People should not pay more than 30% of their income for 

housing (rent or mortgage). 

Example: 

2-person household earns $40,000.  

$40,000 X .30  =  $12,000  
Maximum Allowed Annual Cost for Housing.

Rent cannot exceed $12,000/year.

Calculate Affordable Housing



$40,000 income X .30  =  $12,000  

$12,000/12 months = $1,000 per month

Rent cannot exceed $1,000 per month.

Determine Monthly Rent



How To Apply for Construction Funding

Download Applications from AHC Website

www.stlouis-mo.gov/government/departments/affordable-housing/index.cfm



Funding is offered in long-term, low interest loans.

To secure the loan, AHC puts a subordinated deed 
on the property.

AHC offers LOANS for Construction



- Rental Housing Application

- For-Sale Housing Application

The applications are  Excel workbooks.  Download 
the application from:

AHC has 2 Construction Application Forms

www.stlouis-mo.gov/government/departments/affordable-

housing/documents/fall-2022-nofa-and-applications.cfm



Trust Fund loans for Rental Housing are structured in a 

different manner than loans for For-Sale Housing.

Rental Housing:  AHC issues a loan to the developer to subsidize 

construction costs.

For-Sale Housing: AHC issues a forgivable loan to the developer to 

subsidize construction costs.  The loan is forgiven when the home sells to 

a qualified homebuyer.

For-Sale Housing: AHC also issues a repayable loan to each 

homebuyer.

Structuring AHC Funding



Fall 2022 NOFA
www.stlouis-mo.gov/government/departments/affordable-housing/documents/fall-

2022-nofa-and-applications.cfm

Example from 2021 below.



2 Application Forms:
Application for For-Sale Housing – 11 Tabs

Application for Rental Housing – 15 Tabs



Tab 1) Application – Fill Yellow Cells

Rental housing Tab 1) page 2 - 15

For-Sale housing Tab 1) page 2 - 13



Rental Housing



The gap is the shortfall when the revenue stream generated 

by affordable rental housing is not able to cover the cost to 

construct the housing.  The gap is the difference between the 

cost to produce the housing and the developer’s secured 

resources.

Rental Housing - Gap



Eligible for up to 30% of Total Development Cost

Units funded should be affordable 15-30 years

Rent charged must not exceed 30% of tenant income

Rental Housing Funding Limit



AHC issues forgivable loans to developers creating housing 

that will be dedicated to households earning ≤20% AMI. 

AHC is willing to structure repayable loans as cash-flow only 

loans.  This means that AHC’s annual repayment comes from 

Net Cash Flow, or a percentage of NCF.  In such cases, if there is 

no NCF, the AHC repayment is not paid until maturity.

Repayable & Forgivable Trust Fund Loans



Total Development Cost to rehab 6 rental homes = $400,000

$400,000 x .30 = $120,000
Maximum request to AHC

Developer $280,000
AHC Funding                  $120,000
Total Development Cost $400,000

How Much to Request Per Unit?

$120,000   Funding Request =  $20,000
6          Units

How to Calculate the Amount to Request



Rental Loan Terms – Annual repayment to the Commission if 

there is Surplus Cash Flow.

State the Terms You Want - Tab 1, Page 2 of the Application, Cell B84.

Indicate preferred repayment terms: 

$120,000 0% interest, repayable, 30-year loan to be paid from net cash flow (NCF).



Rental Housing: Source & Use Tab

Amount of loan requested: Tab 4) Cell E-25



Rental Operating Budget
Once constructed, the project must show it can afford to operate – Tab 7



AHC will issue:

- Lien on the property

- Agreement for Covenants & Restrictions (LURA) on the 

property securing/restricting the income of the tenants 

for the length of the loan. 

Rental Housing

In exchange for AHC loan



In exchange for the Trust Fund loan, AHC issues a covenant 

of restrictions on the property restricting the income of the 

tenants for the term of the loan, typically 30 years.

EXAMPLE:  a 0% interest loan with  a 30-year loan term 

will have an income restriction for 30 years.

Rental Housing Loan Terms

Income Restriction Matches Term of the Loan



Applicant requests $120,000 0% interest, 30-year loan to be 
paid from annual cash flow to rehabilitate 6 rental units that 
will be leased to tenants earning 70% AMI for 30 years.  

$120,000 0% interest, 30-year repayable loan

Calculate Repayment:

$120,000 Loan = $4,000 Annual Repayment
30       Years

Rental Housing

Structuring the AHC Loan



- Insurance policy

- Annual Repayment on AHC Loan, if Cash Flow is available

- Audited Financial Statements

-Tenant Income Certifications

- Ensure the property remains leased, in good repair and 

financially solvent for 30 years or the life of the loan.

Rental Housing

Annual Responsibilities & Reporting



For-Sale Housing



Trust Fund dollars bridge the gap between the cost to build the 

home and its appraised value. 

Trust Fund dollars also provide second mortgage loans to 

income-eligible homebuyers.  Trust Fund dollars make the 

home affordable by reducing the size of the 1st mortgage loan 

For-Sale Housing - Gap



Funding Split:

Subsidize Construction Costs –Forgivable Loan

Provide Funding for Buyers –Repayable Loan
-30-year

-0% interest

-Subordinate loan, repaid after 1st mortgage is paid

-Repaid to AHC if house sells

For-Sale Homes



Funding Limits:Eligible for 25% Total Development Cost

How To Calculate the Request?

Total Development Cost = $600,000   4 homes

$600,000 X .25 = $150,000

Developer $450,000

AHC Funding $150,000

Total Development Cost   $600,000

For-Sale Homes



Trust Fund Request     $150,000 for 4 units 

Buyer Subsidies           $  10,000/Unit x 4 Units

$    150,000     AHC Request

- $      40,000 4 Buyer Subsidies

$    110,000     Developer Subsidy

For-Sale Homes - Funding Structure



Trust Fund Request   $150,000 

4  homes = $ 37,500/Unit

Forgivable Developer Subsidy = $ 27,500/Unit 

AHC reimburses developer as homes are constructed

Repayable Buyer Subsidy        = $ 10,000/Unit

-30-year

-0% interest

-Subordinate loan, repaid after 1stmortgage is paid

-Repaid to AHC if house sells

For-Sale Funding Structure, continued



For-Sale Funding Request

Request the Terms You Want - Tab 1, Application, Cell Q82

Assistance Request Information
Amount requested?

Requested Forgivable Developer Subsidy?

Requested Repayable Buyer Subsidy (total sum)?

Number of Repayable Buyer Subsidies Requested:

$110,000

$40,000

Amount of each Repayable Buyer Subsidy:

4

$10,000

$150,000



For-Sale Maximum Sale Price of Trust Fund-assisted Units

1-Family Building $185,000 3-Family Building $230,000

2-Family Building $210,000 4-Family Building $250,000



Development solves an affordable housing problem.

Primary funding is secured.  Conditional commitment of all other funding.

If rental, request is 30% or less of Total Development Cost.

If for-sale, request is 25% or less of Total Development Cost.

Development attains 1 or more AHC priorities.

Developer has site control (deed, option, signed contract, etc…)

Alderman supports the project and provides a letter of support.

Applicant has a construction bid.

Ability to begin and complete construction within 16 months.

Universally Designed – if new construction.

Lead Safe at completion – if rehabilitation

Application is complete and submitted before deadline of October 28 at 4 p.m.

What Makes a Great Project?



- Propose housing, shelter, or housing services for persons and families 

with incomes at or below 20% of the area median income.

- Propose permanent supportive housing for special needs and 

vulnerable populations with incomes at or below 30% of the area median 

income.

- Propose housing, shelter, or housing services for persons and families 

with incomes at or below 65% of the area median income.

- Proposes housing, shelter, or housing services for persons and families 

with incomes at or below 80% of the area median income and is located 

within a U.S. Department of Housing and Urban Development Qualified 

Census Tract in the City of St. Louis (2022).  

https://www.huduser.gov/portal/sadda/sadda_qct.html.

AHC Priorities, Page 1



- Provide assistance or initiatives that prevent homelessness for 

households or individuals earning at or below 80% AMI.

- Develop affordable housing units while advancing fifteen (15) or more 

objectives outlined in the City's Sustainability Plan.

- Develop affordable housing within one half-mile of public 

transportation.

- Comprehensively retrofit or rehabilitate affordable housing units to a 

national green building standard (LEED, Enterprise Green, NGBS, etc.), 

or have an energy audit with a HERS of 85 or less.

AHC Priorities, Page 2



- Projects are evaluated for eligibility and completeness.

- Project costs are calculated and compared against competing applications 

and across industry averages. 

- The project’s cohesiveness and impact in the neighborhood is assessed.

- The project’s financial leverage, financial strength and neighborhood and 

political support are reviewed.

- The project’s feasibility is assessed.

- The Commission evaluates the need for the proposed project.

- The developer’s track record, reputation and capacity are weighed.

- AHC reviews and considers the project’s ability to achieve AHC priorities.

- AHC considers the developer and sponsor’s history of working with the 

Trust Fund and compliance of past projects.

AHC Review & Analysis



1.  Commission staff perform a thorough review & analysis of each 

proposal.

2.  Staff make recommendations to the Commission.

3.  The Affordable Housing Commission votes on funding awards and 

terms.

How Trust Fund Decisions are Made



Deadline: Friday, October 28, 2022 at 4 p.m.

- 3 paper copies

- 1 in a 3-ring binder w/ tabs

- 2 copies without tabs and secured with a binder clip

- Provide complete application with all exhibits on a USB drive

- Email a copy of application to: hinerl@stlouis-mo.govstlouis-

mo.gov

Questions:  314-657-3883

Deadline & Submission

mailto:hinerl@stlouis-mo.gov

